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EXECUTIVE  SUMMARY 


This  report  presents  the  results  of  a  Development  Study  for  the 
Temple  Parking  Site  in  the  Longwood  Medical  Area  (LMA)  in  Boston. 
Arrowstreet  Inc.  undertook  the  study  at  the  request  of  the 
Medical  Area  Service  Corporation  (MASCO)  which  is  sponsoring  the 
proposed  development.    This  study  seeks  to  analyze  the  urban 
design  implications  of  the  proposed  development  program  given  the 
existing  site  constraints,  and  makes  preliminary  recommendations 
for  a  desirable  architectural  design  approach.   Issues  addressed 
in  the  study  include  site  access,  pedestrian  and  vehicular 
circulation  patterns,  impact  on  neighboring  and  abutting  uses, 
building  massing  considerations  and  open  space  design. 

Located  in  the  north-west  quadrant  of  the  LMA,  the  site  is  owned 
by  the  adjacent  Temple  Israel.   Currently,  the  site  is  leased  to 
MASCO  for  use  as  a  surface  parking  lot.   On  two  sides  the  site  is 
bounded  by  Longwood  Avenue,  a  major  thoroughfare,  and  Plymouth 
Street,  a  sporadically  used  side  street.   The  buildings  and 
grounds  of  the  Winsor  School  border  the  remainder  of  the  site. 

Given  the  capacity  of  the  site,  its  favorable  location  and  the 
needs  and  desires  of  the  various  interested  parties,  MASCO 's 
concept  for  the  project  is  a  mixed-use  development.   The  program 
proposed  by  MASCO  includes  the  following  uses:   100-unit  Suite 
Hotel;  office  space  targeted  for  the  general  market  in  the  LMA; 
new  MASCO  headquarters;  fitness  center;  eating  establishments; 
and  a  multi-story  parking  facility.   Excluding  parking,  the  total 
development  program  is  145,000  square  feet.   This  square  footage 
translates  into  a  Floor  Area  Ratio  (F.A.R.)  of  2.05  for  the  site. 
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1.0   PROPOSED  DEVELOPMENT  PROGRAM 

MASCO 's  concept  for  the  project  is  a  mixed-use  development.   A 
description  of  the  proposed  development  program  is  presented 
below.   The  program  forms  the  basis  for  evaluating  the  site 
organization  and  massing  implications  of  the  proposed  project. 

The  program  proposed  by  MASCO  includes  the  following  uses: 
100-unit  Suite  Hotel;  office  space  targeted  for  the  general 
market  in  the  LMA;  new  MASCO  headquarters;  fitness  center;  eating 
establishments;  and  a  multi-story  parking  facility.   Excluding 
parking,  the  total  development  program  is  145,000  square  feet. 
This  square  footage  translates  into  a  Floor  Area  Ratio  (F.A.R.) 
of  2.05  for  the  site.   A  summary  of  the  space  program  and  F.A.R. 
calculation  is  presented  on  page  6  of  this  report.   The  major 
uses  included  in  the  proposed  development  program  are 
individually  discussed  below. 


1. 1   Suite  Hotel 

The  proposed  program  calls  for  a  100-unit  Suite  Hotel.   An 
average  gross  area  of  580  square  feet  per  suite  is  recommended,  a 
size  generally  considered  within  the  hotel  industry  to  be  in  the 
so-called  'upscale'  category.   Including  circulation,  public 
areas,  and  service  and  support  spaces,  a  gross  hotel  area  of  800 
square  feet  per  suite  will  be  required,  resulting  in  a  complete 
hotel  facility  of  80,000  square  feet.   In  addition  to  the  regular 
suites,  the  hotel  may  include  larger  deluxe,  bi-level,  meeting 
and  VIP  suites.   A  detailed  analysis  of  market  potential  will 
reveal  the  desirable  mix  of  suite  types. 

It  is  anticipated  that  a  substantial  portion  of  the  clientele  for 
the  hotel  may  consist  of  out-patients  undergoing  treatment  or 
post-operational  patients  at  the  numerous  nearby  medical 
institutions.   For  patients  requiring  minimum  nursing  care  and 
proximity  to  the  hospitals,  the  suite  hotel  may  prove  to  a  more 
economical  alternative  to  an  extended  stay  in  an  expensive 
hospital  bed.   Other  patients,  during  periods  of  prolonged 
examination  and  treatment,  may  prefer  to  remain  with  their 
families  in  the  hotel.   As  such,  certain  hotel  floors  may  be 
equipped  to  provide  some  nursing  care. 
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1 . 2   Office  Space 

A  total  of  45,000  square  feet  of  office  space  is  proposed  for  the 
development.   MASCO 's  new  headquarters  will  occupy  25,000  square 
feet.   The  remaining  20,000  square  feet  will  serve  the  general 
office  market  in  the  LMA  and  may  be  designed  to  serve  the 
specific  needs  of  the  medical  community. 


1. 3   Restaurants 

Two  types  of  restaurants  are  included  in  the  program.   One  12  0 
seat  facility  is  a  convenience  eatery  offering  a  limited  menu  to 
those  seeking  a  quick,  light  meal  or  snack.   A  second  restaurant 
seating  60  would  cater  to  those  desiring  full  dinner  service. 
The  two  restaurants  are  intended  to  serve  both  the  general 
population  in  the  LMA  as  well  as  the  suite  hotel  guests  and 
fitness  center  patrons.   One  kitchen  should  be  able  to  support 
both  restaurant  operations. 


1.4   Fitness  Center 

The  development  program  contains  a  13,000  square  feet  fitness 
center.   In  addition  to  sizable  areas  for  aerobics  and  exercise 
equipment,  this  facility  would  provide  limited  classroom  and 
office  space,  and  the  necessary  changing  rooms,  showers  and 
toilets. 


1. 5   Parking  Garage 

Included  in  the  proposed  program  are  550  on-site  parking  spaces. 
This  study  assumes  that  one  level  of  parking  may  be  accommodated 
below  grade.   An  additional  five  levels  of  above-grade  parking 
will  be  required  to  meet  the  number  of  programmed  spaces. 

In  order  to  decrease  the  overall  bulk  of  the  project,  the 
building  of  a  second  level  of  parking  below  grade  may  merit 
further  investigation.   Preliminary  data  on  soil  and  water  table 
conditions  (based  on  a  September,  1969  test  boring  report 
supplied  to  Arrowstreet  by  MASCO)  suggest  that  the  cost 
associated  with  building  more  than  one  story  below  grade  may  be 
prohibitive. 


orrouustreer  inc. 

Temple  Parking  Site  Development  Study 


Preliminary  Space  Program 

Health  Club  13,000  s.f. 

Restaurants  (including  kitchen)  7,000  s.f. 

MASCO  Headquarters  25,000  s.f. 

General  Office  Space  20,000  s.f. 

Suite  Hotel  (100  suites) : 

guestroom  floors  70,000  s.f. 

-    service,  support  and  public  areas  10,000  s.f. 

550  On-site  Parking  Spaces  (192,000  s.f.) 
@  350  s.f.  each 


Total  Gross  Area  145,000  s.f. 


F.A.R.  Calculation 

Temple  Parking  Site  Area  (including  part  of 
Pilgrim  Rd.  and  Plymouth  Street)  70,800  s.f. 

F.A.R.  vs.  Temple  Parking  Site  2.05 


orrouusrreer  inc. 

Temple  Parkincr  Site  Development  Study 


2.0   SITE  ORGANIZATION  AND  DESIGN 

The  site  is  located  in  the  north-west  quadrant  of  the  Longwood 
Medical  Area  (LMA)  in  Boston.   On  two  sides  the  site  is  bounded 
by  Longwood  Avenue,  a  major  thoroughfare,  and  Plymouth  Street,  a 
sporadically  used  side  street.   The  site  faces  a  seven  story 
parking  garage  across  Longwood  Avenue  and  Temple  Israel  across 
Plymouth  Street.   The  buildings  and  grounds  of  the  Winsor  School 
border  the  site  on  its  remaining  two  sides. 

The  recommended  site  organization  (see  site  plan  on  following 
page)  reflects  a  careful  consideration  of  the  issues  involving 
access,  circulation,  street  edge  and  relationship  to  adjacent 
uses.   The  location  and  arrangement  of  key  pieces  of  the  project 
is  discussed  below. 


2 . 1   Temple  Israel  Entrance 

Convenient  pedestrian  access  to  the  main  Temple  Israel  entrance 
on  Plymouth  Street  is  provided.   This  includes  a  sheltered 
drop-off  area  in  front  of  the  entrance  and  limited  short-term 
street  parking  for  parents  delivering  and  picking  up  children  at 
the  Temple  School,   To  achieve  an  at-grade  covered  pedestrian 
connection  between  the  Temple  entrance  and  the  parking  garage  in 
the  new  development,  it  is  proposed  that  the  two  be  linked  by  a 
glazed  canopy.   This  will  allow  for  relatively  free  movement  by 
Temple  users  to  and  from  their  parked  vehicles. 


2 . 2   Plymouth  Street 

The  portion  of  Plymouth  Street  between  the  Temple  and  the  pro- 
posed development  is  designed  to  be  an  attractively  paved  and 
landscaped  pedestrian  way  punctuated  with  outdoor  sculpture. 
Vehicular  access  to  this  portion  of  Plymouth  Street  will  be 
restricted  to  Temple  users  during  specified  hours  and  to 
emergency  vehicles. 


2 . 3   Suite  Hotel  Entrance 

The  Suite  Hotel  entrance  faces  Longwood  Avenue  and  is  set  back  to 
allow  for  a  sheltered  drop-off,  limited  space  for  waiting 
vehicles  and  a  taxi  stand.   Hotel  guests  may  have  their  personal 
vehicles  driven  to  the  parking  garage  by  a  valet.   Care  has  been 
taken  to  position  the  Suite  Hotel  entrance  at  some  distance  from 
the  Temple  Israel  entrance  so  as  to  minimize  traffic  conflicts. 
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2.4   Landscaped  Plaza 

An  inviting,  sunlit  plaza  with  generous  landscaping  is  created  at 
the  Plymouth  Street  -  Longwood  Avenue  corner  of  the  Temple 
Parking  Site.   The  hotel  drop-off  and  lobby  and  the  Temple 
entrance  overlook  this  pleasant  open  space. 


2  .  5   Loncrwood  Avenue  Street  Edge 

Longwood  Avenue  is  the  major  thoroughfare  in  the  LMA  and  an 
important  axis.   As  such,  the  hotel,  office  and  restaurant 
components  of  the  development  are  organized  to  take  maximum 
advantage  of  the  available  street  frontage.   The  two  most  active 
uses  in  the  proposed  program,  the  convenience  eatery  and  hotel 
entrance/lobby,  are  placed  at  grade  next  to  the  sidewalk  in  order 
to  provide  a  dynamic  and  interesting  street  edge  for  the 
development.   At  the  same  time,  by  grouping  the  offices, 
restaurants  and  hotel  public  areas  along  the  Longwood  Avenue 
edge,  the  large  bulk  of  the  parking  garage  is  shielded  from  the 
street. 


2 . 6   Parking  Garage  Entry/Exit 

The  main  vehicular  entry/exit  to  the  parking  garage  is  from  the 
available  portion  of  Pilgrim  Road,  which  is  treated  in  effect  as 
a  service  access  for  the  development.   Limited  entry  and  exit 
opportunity  for  the  parking  garage  is  provided  from  the  northern 
end  of  Plymouth  Street.   This  secondary  entry  may  be  reserved  for 
the  convenience  of  Temple  Israel  users.   Traffic  exiting  from  the 
parking  garage  must  be  led  towards  the  Riverway  and  away  from  the 
busy  Longwood  Avenue-Brookline  Avenue  intersection. 

The  parking  garage  entry  and  exit  points  are  deliberately  located 
to  minimize  traffic  flow  and  congestion  around  the  suite  hotel 
and  Temple  Israel  entrances. 


2 .7   Service  Yard 

A  loading  dock  is  required  for  receiving  supplies  and  for  trash 
removal.   The  service  yard  is  discreetly  positioned  so  as  not  to 
be  readily  visible  by  primary  users  of  the  development  and 
neighboring  facilities.   Access  to  the  service  yard  is  via  the 
available  portion  of  Pilgrim  Road. 
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3.0   BUILDING  FORM 


The  size  and  location  of  the  proposed  development  demands  that 
the  massing  of  the  building  receive  special  attention  in  the 
overall  design.   Massing  is  a  key  factor  in  detemnining  how  well 
this  development  responds  to  its  context.   The  proposed 
development  (as  shown  in  the  layout  diagrams  in  the  following 
section)  respects  the  scale  and  orientation  of  its  neighbors 
through  the  appropriate  use  of  setbacks,  stepped  back  floors 
around  the  base,  open  spaces  and  landscaping. 

The  new  Winsor  School  Science  Building,  currently  under 
construction,  abuts  the  northern  boundary  of  the  development 
parcel.   Two  upper  levels  of  the  parking  garage  component  of  the 
proposed  development  are  set  back  so  as  to  create  a  more  gentle 
transition  from  the  large  structure  of  the  parking  facility  to 
its  more  domestically-scaled  neighbor. 

Temple  Israel  presently  constitutes  a  2-1/2  story  mass  along  the 
Plymouth  Street  edge  of  the  development  parcel.   The  base  of  the 
proposed  development  is  set  back  from  its  plot  boundary,  and  the 
end  of  the  hotel  slab  further  still,  in  order  to  reduce  its 
impact  on  Temple  Israel  and  allow  as  much  direct  sunlight  as 
possible  to  reach  the  proposed  landscaped  pedestrian  way  along 
Plymouth  Street. 

The  Suite  Hotel  is  designed  as  a  slender  slab  so  as  not  to 
overwhelm  any  of  the  surrounding  buildings,  street  or  open 
spaces.   To  limit  the  shadow  it  casts  on  both  the  Temple  Israel 
and  the  Winsor  School  grounds,  the  hotel  slab  has  been  carefully 
positioned  along  an  almost  north-south  axis.   The  orientation  of 
the  hotel  slab  also  allows  the  suites  to  command  attractive  views 
of  the  Boston  skyline  on  one  side  and  the  Fens  and  Brookline  on 
the  other  side. 

At  the  Plymouth  Street-Longwood  Avenue  corner  of  the  site,  the 
building  mass  is  cut  back  to  create  a  plaza  and  allow  greater 
visibility  of  the  Temple  Israel  entrance/drop-off  area  from 
Longwood  Avenue.   Furthermore,  the  office  floors  overlooking  this 
plaza  are  stepped  back  to  allow  greater  sun  penetration  to  this 
landscaped  open  space. 

Projecting  bays  and  facade  modulation  are  introduced  in  the 
overall  design  to  break  up  the  building  mass  and  lend  it  an 
architectural  scale  more  compatible  with  its  surroundings. 
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4.0   PRELIMINARY  LAYOUT 

Preliminary  layout  diagrams  have  been  prepared  which  illustrate 
the  basic  juxtapositioning  of  the  major  proposed  uses.   Attention 
is  focused  on  adjacency  relationships,  ground  floor  access 
points,  vertical  circulation  cores  and  gross  floor  areas.   The 
layouts  were  studied  in  order  to  determine  the  building  envelope 
and  gain  a  preliminary  understanding  of  the  internal  organization 
of  the  various  major  components  of  the  development.   Some  of  the 
key  considerations  in  planning  the  organization  of  the 
development  are  outlined  below. 

Since  the  fitness  center  requires  privacy  and  no  direct 
connection  to  outdoor  spaces,  the  facility  is  tucked  away  in  the 
basement.   With  prominent  locations  facing  the  street  and  close 
functional  proximity  to  their  entrances,  the  Suite  Hotel  and 
office  lobbies  are  appropriately  located  on  the  ground  floor. 
The  convenience  eatery  occupies  one  corner  of  the  ground  floor 
and  is  deliberately  located  to  generate  interest  and  activity 
along  the  development's  important  street  frontage.   In  order  to 
allow  the  two  eating  establishments  the  possibility  of  sharing 
one  kitchen,  the  full  service  restaurant  is  located  immediately 
above  the  convenience  eatery  and  connected  with  a  service 
elevator.   Both  the  hotel  and  eating  establishments  are 
conveniently  accessible  from  the  service  yard. 

Office  space  targeted  for  the  general  market  in  the  LMA  is 
located  on  the  second,  third  and  fourth  floors,  overlooking  the 
street.   It  is  envisaged  that  this  type  of  office  space  will  be 
leased  by  smaller  tenants  and  therefore  individual  floors  are  not 
designed  to  be  large  in  area.   For  operational  convenience, 
MASCO 's  new  headquarters  are  accommodated  on  the  large  fifth 
floor.   Requiring  a  substantial  amount  of  floor  area,  maximum 
privacy  and  attractive  views,  the  suite  units  are  arranged  in  a 
so-called  side-to-side  configuration  (living  area  adjacent  to 
sleeping  area)  along  double-loaded  corridors  in  a   high-rise  slab 
configuration.   For  reasons  of  efficiency  and   economy,  the 
parking  garage  is  designed  with  a  single  sloping  floor  ramp  in 
its  central  bay  for  vehicular  movement  between  individual  levels. 

The  layout  diagrams  and  a  schematic  section  are  presented  on  the 
following  pages. 
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